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All materials and information received or derived from The Overton Group, LLC its directors, officers, agents, advisors,
affiliates and/or any third party sources are provided without representation or warranty as to completeness , veracity,
or accuracy, condition of the property, compliance or lack of compliance with applicable governmental requirements,
developability or suitability, financial performance of the property, projected financial performance of the property for any
party’s intended use or any and all other matters.

Neither The Overton Group, LLC its directors, officers, agents, advisors, or affiliates makes any representation or
warranty, express or implied, as to accuracy or completeness of the any materials or information provided, derived, or
received. Materials and information from any source, whether written or verbal, that may be furnished for review are not
a substitute for a party’'s active conduct of its own due diligence to determine these and other matters of significance
to such party. The Overton Group, LLC will not investigate or verify any such matters or conduct due diligence for a
party unless otherwise agreed in writing.

EACH PARTY SHALL CONDUCT ITS OWN INDEPENDENT INVESTIGATION AND DUE DILIGENCE.

Any party contemplating or under contract or in escrow for a transaction is urged to verify all information and to
conduct their own inspections and investigations including through appropriate third party independent professionals
selected by such party. All financial data should be verified by the party including by obtaining and reading applicable
documents and reports and consulting appropriate independent professionals. The Overton Group, LLC makes no
warranties and/or representations regarding the veracity, completeness, or relevance of any financial data or
assumptions. The Overton Group, LLC does not serve as a financial advisor to any party regarding any proposed
transaction. All data and assumptions regarding financial performance, including that used for financial modeling
purposes, may differ from actual data or performance. Any estimates of market rents and/or projected rents that may
be provided to a party do not necessarily mean that rents can be established at or increased to that level. Parties must
evaluate any applicable contractual and governmental limitations as well as market conditions,vacancy factors and other
issues in order to determine rents from or for the property.

Legal questions should be discussed by the party with an attorney. Tax questions should be discussed by the party with
a certified public accountant or tax attorney. Title questions should be discussed by the party with a title officer or
attorney. Questions regarding the condition of the property and whether the property complies with applicable
governmental requirements should be discussed by the party with appropriate engineers, architects, contractors, other
consultants and governmental agencies. All properties and services are marketed by The Overton Group, LLC in
compliance with all applicable fair housing and equal opportunity laws.




1

SECTION

CURRENT PROPERTY INFORMATION




FOR SALE

For Sale | Coastal Development Opportunity

204 TURNER ST, BEAUFORT, NC 28516

T

OFFERING SUMMARY

Sale Price: $1,690,000
Lot Size: 0.28 Acres
Price / SF: $539.59
Year Built: 1845
Market: Beaufort
Submarket: Eastern North Carolina

EXECUTIVE SUMMARY | PAGE 4
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PROPERTY OVERVIEW

The current renderings show a proposed 21-room lifestyle boutique hotel on a property
poised for numerous commercial and residential development or redevelopment opportunities.
The property includes .28 acres and the historic Masonic Lodge, built in 1845. With its
walkability to the bustling downtown community, this site has the potential to thrive in a
growing Beaufort.

The seller is offering a full set of permit-ready architectural plans and all intellectual
property, including branding options, URLs, and social media handles, all included in the fee

simple sale.
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ABOUT THE SITE

The current building was built in 1845 and last utilized as a Masonic
Lodge. With multiple levels, the current use for the downstairs is set
up as a community center and meeting place for various groups. The
proposed hotel could convert this space into a potential bar and
coffee shop and host programs that could be open to the community.
The upstairs currently features a vaulted and bead board-covered
ceiling that is entirely unique. The proposed upstairs would provide an
intimate event space perfect for small weddings, celebrations, and
other events that can be rented by hotel guests or the community.

The proposed development comprises over three floors or a newly
constructed Guest Building. The 21-room hotel would come in various
sizes and configurations suitable for solo explorers, couples, groups
and families, and offer three fully ADA options. All rooms could provide
private en-suites with Juliette balconies overlooking beautiful live oaks
around a historic burial grounds. The building could also feature an
open courtyard. The courtyard could be a place for drinks while
watching live music or events.

Real Estate Professionals
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Proposed Hotel Site Plan
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Downstairs Upstairs
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The Turner Hotel Project Funding:

21 Rooms With bar Total Project Cost 6,400,000

June 3rd 2024 Chwner Invastment 2,656,000 | 41.5%
Bank Loan 3,744 000 58.5%
Interast Rate 7.00%
Amortization in Years 20

2025 2026 2027 2028 2025 5 Year
Year 1 Year 2 Year 3 Year d Year 5 Total

Avaizlble Rooms 7 655 7,665 7.E5S 7,665 7.6E5 38,325

Occupiad Rooms 5,212 5,749 5515 5515 5,515 30,205

Occupancy Fercentags B3 00% 75.00% B5.00% B5.00% 25.00% T9.60%

ADR 5 255.00 5 265.00 5 270.00 5 27500 5 28000 5 269.70

RevFar 173.40 5 13875 5 22850 5 23375 & 23800 5 21488

REVEMNUE

Room Salas 1,379,050 1,523 485 1,759,050 1,791,625 1,824,200 8,227,420

Other Hotel Incoma 25,000 18,557 33,088 33,701 34,314 154 750

Bar income 200,000 220,000 242 000 255,200 292,520 1,221,020

Marina Gross Income -

|Total Revenue 1,554,060 1,772,142 2,034,133 3,081,526 2,151.334 9,603,200

DIRECT EXPENSES

Rooms Payroll Expense 120,000 2.59% 164,536 10.8% 167,110 35% 170,204 9.5% 173,259 9.5% 795,150 9. 7%

Rooms Other Expense 146,137 11.0% 187,583 1105 193 4396 11.0% 187 079 11.0% 200,562 11.0% a05,016 11.0%

Hota! Cther Expense 27,081 2.0% 31,043 2105 35,843 2.0% 356,507 2.0% 37,170 2.0% 167,644 108.3%

Valat Expenss 15,636 1.0% 17,247 10% 19 545 1.0% 19,545 1.0% 153,545 1.0% 91518 10%

Bar Cost of Goods 52,160 28.1% 57,376 26.1% B3,114 26 1% B59,425 26.1% 78,367 26.1% 318,442 26 1%

Bar Other Expanse 60,000 300 BE, 000 30.0% 72,600 30.0% 79,250 30.0% 57,846 3005 366,306 30.0%

Bar Payrall 36,000 18 0= 39,500 18 0% 43 560 IB.0% 47 916 18.0% 52,708 18 0% 213 784 18.0%

ITutaI Direct Expenses 457,074 29 4% 543 386 30.7% 595 267 259 3% 520,536 29.7% E47 587 30.1% 2 BE3 859 25 8%
| Gross Margin | 1096936 | 708 | [ 1208756 | €93 | | ra3ssri| 7o9% | | vavosso| 703w | | 1so37az| esowm | | 6739341 | Tou2es |

PROFORMA (PAGE 1) | PAGE 10
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INDIRECT EXPEMNSES

48 Payroll Expanse s0000 | 39% 62,400 | 35% B4896 | 32% 57492 ] 33w 70,192 | 334 324979 | 3.4%
AEG Other Expense ssoon| 29% 46500 | 6% aB572 | 24% 50619 | 24w s35ad | 24% 243735 | 5%
Wzrketing Fayroll Expensa soo0| 1e% 76000 | 15% 27040 13% 12| 13m 19245 | 14% 135408 | 1.4
Marketing Other Sxpenss 20000 | 13% 0500 | 13% ez ] 1as 22497 | 11w 23397 | 11w 108376 | 1i%
Franchize, Marketing & Mgt Fees 62162 | 40% 82,507 | 5.0% 101707 | so% 104576 | 5.0% 107,567 | 5.0% 464619 | 48x
Property Operations Payroll sooon | Zen 41600 | 23% 43764 Ziw ga995 | 23% 45734 | 234 216653 | 3%
Sroparty Operstions Other 74000 | 15% 36000 | 20% 37440 18% Ino3e | 19 40,435 | 15% 176,573 | 18%
Utilities s6000 | 23 37440 | 21% 35035 | 19% 40435 | 19w 47,115 | 204 194985 | 2.0%
[Total Indirect Expenses 312,162 | 20.15% 359,687 | 20.3% 383589 | 18.9% 397,733 | 19.0% 412450 | 18.3% 1,865,581 | 19.4%
| Operating Income /[ [Loss) | 7sas24| so.5% | | ss9.109 | 49.0% | | 1055283 | si9% | | 1o732ss| siaw | | vo091287 | soowm | | 4873760 | sosm |
0.0% 0.0% 0.0% D.0% 0.0% - 0.0%
Parking lot Leas= sopa0| 2o 50000 | 34% gopon | zom saoon| 29w e0,000 | 2% 300,000 | 3%
Proparty Taxes 7s000| 1sw 26000 | 15% 27040 13w 28122 | 13w 79246 | 144 135,408 | 14%
mzurance - Building 120000 | 7.7% 174800 | 7.0% 179792 | Ga% 134984 | 65% 140383 | &5% 549959 | 6.8%
Reserve for Replscemants 31081 | 20% 53154 | 3.0% 51356 | 4.0% 23551 | 4.0% 56053 4.0% 3353275 | 35%
[Met Operating Income | sam7az| 3sam | | eosaas| 3sax || 7s7oes] 37w || 7esasi] zesw | | 7issoa] zsam | [ zasaoss | 3eom |
ntarest Expenze 58758 | 16.7% 252,520 | 143% 245915 | 12.1% 238517 | 114% 230574 | 10.7% 1227080 | 12.8%
Depreciztion 100,000 | B4% 20000 | 45% 70000 4% soo00| 2.4% 40000 | 19% 340000 | 3.5%
[ Mzt Income { (Loss) | 1m9aas| 120% || 272325 | 154 || asnag0| 219w || avrers| 229w || sosoao | 2asm | | 1sssoema | 106w |
[Metincome Before Depreciation | 2ss4ss | 1sew | | 352325 | 2s9s | [ s1ia70] 2saw | [ sezevs ]| 252w | [ sasoso] 253w | [ 2azzssss| zmawm |
[Principal Payment Due | 101520 114,744 103,514
[Fiet Cash Flow (% of Rev) | 1mrses| 12.a% | 237,581 | 13.4% | 408,759 | 20a% | 418,165 | 20.0% | 427,277 | 199 | | 13as002 | 1a0%m |
[cummulative Cash Fiow | 1s7ses | 12 | [ assaas | 12.8% | [ sm3zeos | 1sew | [ nosaovo| teswm | [ 1679347 [ 175w 63%
Adjusted Operating Income 547 743 £05,145 757,085 766,491 775,504 3,453,068
Loan Pmts (Principal + Interast) 351,178 367,564 348 325 345,376 348,326 1773721
Debt Coverage 153 165 717 220 2.23 195

PROFORMA (PAGE 2) | PAGE 11
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LOCATION DESCRIPTION
Beaufort, North Carolina, is one of the fastest-growing coastal

destinations on the East Coast. The community has several projects
underway and many recently completed.

Recent developments including an old schoolhouse converted to
residential units, Preston Development's Beau Coast, featuring 300+
new home sites, the 131-room Beaufort Hotel and conference center
on the north end of Taylors Creek (managed by Concord Hospitality). In
addition, a new 105-room Compass Hotel by Margaritaville is under-
development located at Beaufort Yacht Basin, on the corner of Cedar
St and Orange St.

The site is on Turner Street, two blocks from Front Street, the
downtown district featuring the area's restaurants and shops. Being
a coastal town, these area businesses thrive during the summer
months, with 58% of the area visitors coming between June &
August.

The Beaufort Dock Marina, near the site, has slips rented for annual
boats. Off the dock, there is a high traffic of transient yachts
traveling North and South on the intercoastal waterway. This market
attracts visitors and small coastal meetings and events throughout
the year.
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LOCATION DESCRIPTION
Historic Beaufort, North Carolina is quaint waterfront town located

on the Beaufort Sound, about ten minutes from the beaches of the
Crystal Coast stretching 85 beautiful miles.

An easy 150 miles from Raleigh, 105 miles from Wilmington, NC and
240 miles from Greensboro/Winston-Salem, it is one oof the most
accessible coastlines in Raleigh as well as three regional airports and
air fields.

The waterfront boardwalk as well as Front Street boast local shops,
restaurants and bars, historic sites and homes, as well as a
Maritime Museum, Watercraft center, and plenty of docks available to
come by sea.

Festivals throughout the year such as the Music Fest, Food and Wine
Fest, and NC Seafood Fest draw huge crowds annually.

LOCATION DETAILS

Market Beaufort

Sub Market Eastern North Caraolina
County Carteret

Market Type Small

Michael J. Smith Field & Coastal

Nearest Airport Carolina Regional Airport (EWN)

Real Estate Professionals
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Michael Overton | CCIM

President & Owner
michael@overtongroup.net

John Van Coutren | CCIM

Vice President, Partner
john@overtongroup.net

David Edwards | CCIM

Advisor
david.edwards@overtongroup.net

Chris Davis | CCIM

Advisor
chris.davis@overtongroup.net

Andrew Roupas
Advisor
andrew.roupas@overtongroup.net

Support Team

Will Redding | MBA

Director of Real Estate Support Services

willredding@overtongroup.net

FIRM LICENSE NO.

Andrew Denton | CCIM

Sr Vice President, Partner
andrew@overtongroup.net

Jake Viverette | MBA

Vice President, Partner
jake.viverette@overtongroup.net

Martin Tanski | CCIM

Advisor
martin@overtongroup.net

Chris Lilley

Advisor
chris@overtongroup.net

Joel Sweeney

Director of Business Development & Marketing
Jjoelsweeney@overtongroup.net

North Carolina: C20415 (NC); C34930 (NC); C38783 (NC)

South Carolina: 19887 (SC)

Byron Aynes | CCIM
Vice President, Partner
byron@overtongroup.net

Troy Demers | CCIM
Vice President
troy@overtongroup.net

Taylor Beale | CCIM, ACoM

Advisor
taylor.beale@overtongroup.net

Stephen Begab
Advisor
stephen.begab@overtongroup.net

Landon Stevenson | MBA
Financial Analyst
landon.stevenson@overtongroup.net



This form is required for use in all sales transactions, including residential and commercial.

Working With Real Estate Agents Disclosure
(For Buyers)

IMPORTANT
This form is not a contract. Signing this disclosure only means you have received it.

* In a real estate sales transaction, it is important that you understand whether an agent represents you.

* Real estate agents are required to (1) review this form with you at first substantial contact - before asking for
or receiving your confidential information and (2) give you a copy of it after you sign it. This is for your own
protection.

* Do not share any confidential information with a real estate agent or assume that the agent is acting on your
behalf until you have entered into an agreement with the agent to represent you. Otherwise, the agent can share
your confidential information with others.

Note to Agent: Check all relationship types below that may apply to this buyer.

Buyer Agency: If you agree, the agent who gave you this form (and the agent’s firm) would represent
you as a buyer agent and be loyal to you. You may begin with an oral agreement, but your agent must enter into a
written buyer agency agreement with you before making a written offer or oral offer for you. The seller would either be
represented by an agent affiliated with a different real estate firm or be unrepresented.

Dual Agency: Dual agency will occur if you purchase a property listed by the firm that represents you. If
you agree, the real estate firm and any agent with the same firm (company), would be permitted to represent you and
the seller at the same time. A dual agent’s loyalty would be divided between you and the seller, but the firm and its
agents must treat you and the seller fairly and equally and cannot help you gain an advantage over the other party.*

Designated Dual Agency: If you agree, the real estate firm would represent both you and the seller, but
the firm would designate one agent to represent you and a different agent to represent the seller. Each designated agent
would be loyal only to their client.*

*Any agreement between you and an agent that permits dual agency must be put in writing no later than the time you make
an offer to purchase.

Unrepresented Buyer (Seller subagent): The agent who gave you this form may assist you in your
purchase, but will not be representing you and has no loyalty to you. The agent will represent the seller. Do not share
any confidential information with this agent.

Note to Buyer: For more information on an agents duties and services, refer to the NC Real Estate Commission’s “Questions
and Answers on: Working With Real Estate Agents” brochure at ncrec.gov (Publications, Q&5A Brochures) or ask an agent for a

copy of it.

Buyer’s Signature Print Name Print Name Date
Byron Aynes 278747 The Overton Group
Agent’s Name Agent’s License No. Firm Name

REC. 4.27 « 1/1/2022


http://ncrec.gov
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